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SUMMARY 


At  the  request  of  the  Board  of  Supervisors,  the  Department  of  City 
Planning  undertook  a  study  to  determine  the  impact  of  apartment  conversions  to 
commercial  use  and  the  necessity  to  initiate  regulations  on  such  conversions. 
Based  on  sidewalk  surveys  of  commercial  and  industrial  zones  and  relying  on 
resource  data  such  as  the  DCP  1970  Land  Use  Survey,  the  Polk  Business 
Directory,  the  Realdex,  the  reverse  phone  directory,  and  the  Central  Permit 
Bureau  records,  the  Department  was  able  to  approximate  the  extent  of 
conversion  activities  over  the  past  ten  years  and  assess  the  potential  impact 
of  future  conversion  on  apartment  residents  and  the  City's  housing  stock  as  a 
whole. 

Findings  and  conclusions  of  the  study  are: 

•  As  of  1970  36,622  housing  units  were  located  in  commercial  and 
industrial  zones  (C+M),  which  was  11%  of  the  total,  311,887  units 
city  wide; 

•  Over  the  past  ten  years  approximately  1,000  conversions  of  housing 
units  to  commercial  use  (.3%  of  total  housing  stock  citywide)  have 
occurred  in  commercial  and  industrial  districts; 

t   The  conversions  were  found  to  be  concentrated  primarily  in  the  areas 
adjacent  to  downtown  (North  Beach,  Chinatown,  Frankl in-Gough 
corridor),  on  major  transit  corridors  (Van  Ness,  Geary,  Lombard),  and 
in  the  more  popular  outlying  neighborhood  commercial  districts  (Union, 
Castro-Upper  Market,  Clement,  and  Sacramento  Streets); 

•  It  is  expected  that  the  demand  for  office  space  is  likely  to  continue 
and  the  number  of  apartment  conversions  near  downtown  to  increase 
until  new  office  development  begins  to  satisfy  the  need  for  commercial 
growth  downtown.    Immediately  threatened  are  those  neighborhood 
commercial  districts  most  convenient  to  the  financial  district  such  as 
North  Beach,  Chinatown,  North  of  Market,  and  the  Civic  Center  area. 
However,  if  these  areas  are  allowed  to  become  saturated  with  office 

,   conversions,  displaced  downtown  businesses  may  move  into  more  outlying 
neighborhood  commercial  districts; 

•  The  lack  of  available  data  makes  it  difficult  to  determine  precisely 
the  impact  of  apartment  conversions  specifically  upon  the  low  and 
moderate  income  households  because  conversions  reduce  the  supply  of 
available  housing  units  while  demand  remains  high,  low  and  moderate 
income  households  along  with  other  income  groups  are  impacted  in  their 
continuing  competition  for  remaining  living  space; 

•  Many  merchant  organizations  believe  the  opportunity  for  commercial 
expansion  into  upper  floor  residential  units  in  neighborhood 
commercial  districts  to  be  an  important  means  of  providing  available 
and  competitive  commercial  space. 
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INTRODUCTION 


The  concern  for  the  preservation  of  existing  housing  units  has  grown 
significantly  over  the  past  ten  (10)  years  since  the  Department  of  City 
Planning  began  its  Residential  Zoning  Study  in  1974.    This  concern  resulted  in 
the  organization  of  interested  citizens  to  act  on  this  issue  and  the 
initiation  and  enactment  of  zoning  map  reclassifications  by  both  the  City 
Planning  Commission  and  the  Board  of  Supervisors. 

•  In  1978  certain  C-l  and  C-2  districts  threatened  by  the  loss  of 
housing  units  were  reclassified  to  RC  requiring  Conditional  Use  review 
for  all  commercial  uses  above  the  ground  floor. 

•  In  July  1980  certain  C-2  and  C-M  districts  received  Special  Use 
District  zoning  controls  including  a  vertical  component  to  control  the 
extent  of  commercial  expansion  in  sensitive  commercial  areas. 

•  On  June  28,  1980  the  CPC  initiated  interim  one  year  RC-1  and  SUD 
controls  for  the  Frankl in-Gough  corridor  requiring  Conditional  Use 
review  for  all  commercial  uses  above  the  ground  floor. 

•  In  1980  Supervisor  Britt  introduced  moratorium  legislation  to  the 
Planning,  Housing  and  Development  Committee  in  the  effort  to  address 
the  need  for  control  of  apartment  conversions  in  commercial 
districts.    (This  legislation  was  not  brought  before  the  full  board.) 

•  The  Department  of  City  Planning  has  recently  undertaken  studies  to 
reclassify  portions  of  the  city  presently  zoned  C2,  C-3  and  CM  to  RC 
1,  2,  3  or  4  in  the  effort  to  encourage,  if  not  require  mixed 
residential  commercial  development. 

•  The  Citizens  Housing  Task  Force  published  a  report  in  late  1980 
recommending  a  moratorium  on  all  apartment  unit  conversions  in 
commercial  zones. 

The  actions  taken  by  the  City  Planning  Commission  and  the  Board  of 
Supervisors  have  been  piecemeal  and  a  variety  of  approaches  have  been  taken 
resulting  in  a  zoning  map  maze  of  various  RC  and  Special  Use  Districts.  The 
need  for  a  comprehensive  study  and  a  more  uniform  approach  to  regulating 
future  apartment  conversions  to  commercial  use  is  evident. 

In  response  to  this  need  the  Board  of  Supervisors  adopted  Ordinance  No. 
1581  requesting  the  Department  of  City  Planning  to  conduct  a  study  on  the 
conversion  of  apartment  units  to  commercial  use. 

The  report  was  to  specifically  consider  the  following: 

"(1)    The  social,  economic  and  physical  impact  of  such  conversions  upon 
low  and  moderate  income  households  which  comprise  a  significant  portion 
of  the  residents  of  apartment  units.    These  groups  shall  include,  but  not 
be  limited  to,  the  elderly,  the  disabled,  minorities,  single  heads  of 
households  with  minor  children,  and  other  persons  with  limited  economic 
resources;" 


2 


"(2)    The  impact  that  such  conversions  will  have  upon  the  total  stock  of 
low  and  moderate  income  housing  in  the  City  and  County  of  San  Francisco 
as  a  whole  as  well  as  the  impact  upon  the  areas  in  which  the  units  in 
question  are  located;" 

"(3)    The  effect  of  prohibition  of  the  conversion  of  said  apartment  units 
to  commercial  or  tourist  use  unless  replacement  housing  units  are 
provided  on  a  one  for  one  basis." 

This  report  responds  to  this  request  by  establishing  the  total  1970 
inventory  of  housing  units  in  commercial  and  industrial  districts,  determining 
the  number  of  apartment  unit  conversions  over  the  past  ten  (10)  years  and 
considering  the  impacts  of  these  conversions. 
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CHAPTER  ONE:    HOUSING  IN  COMMERCIAL  AND  INDUSTRIAL  DISTRICTS 


The  1970  Department  of  City  Planning  Land  Use  Survey  is  the  data  base 
determining  the  total  number  of  housing  units  in  commercial  and  industrial 
zones.    This  land  use  survey  documents  the  number  of  housing  units  by  lot  and 
block.    Additional  data  supplied  in  this  survey  includes  census  tract  and 
zoning  district  information. 

The  housing  data  presented  in  the  following  tables  is  drawn  from  the 
above  survey  and  tabulated  by  census  tract  and  zoning  district.    For  this 
report  the  housing  information  has  been  summarized  and  presented  by  Planning 
District.    The  census  tract  information  provides  a  distribution  breakdown  of 
housing  units  within  Planning  Districts.    However,  because  the  census  tract 
boundaries  divide  major  commercial  strips,  the  information  is  not  adequate  to 
calculate  the  absolute  number  of  housing  units  per  neighborhood  commercial  or 
industrial  district.    At  best  an  approximate  number  can  be  determined  for 
commercial  areas  of  the  City. 

The  1970  survey  data  reveals  that  approximately  36,632  housing  units  were 
located  in  commercial  and  industrial  zones  (C-l,  C-2,  C-3's,  C-M,  M-l,  and 
M-2)  (11%  of  city's  housing  stock)  and  11,154  housing  units  were  located  in 
residential  commercial  districts  (R4-C,  R5-C)(3%  of  city's  housing  stock). 
This  data  is  based  on  1970  zoning  classifications  and  boundaries.  The 
following  is  the  housing  unit  total  for  each  of  these  zoning  districts. 

Table  1 

Summary  of  Housing  Units  in  C,  M,  and  RC  Districts,  1970 


C-l 

1,745 

C-2 

22,169 

C-M 

3,228 

C-3-0 

755 

C-3-G 

3,036 

C-3-S 

3,797 

M-l 

1,529 

M-2 

373 

R4-C 

1,484 

R5-C 

9,671 

The  C-2  neighborhood  commercial  zoning  classification  shows  the  highest 
concentration  of  housing  units  on  a  citywide  basis.    This  C-2  zone  was  in  1970 
and  is  still  today  mapped  to  include  a  wide  range  of  shopping  district  types: 
the  neighborhood  commercial  linear  shopping  strip,  major  auto  thoroughfares, 
large  shopping  centers  and  parts  of  the  downtown  and  tourist  areas.    The  C-2 
districts  which  show  the  highest  housing  unit  count  include  the  Fisherman's 
Wharf  residential  area,  North  Beach,  Chinatown,  Larkin-Hyde  corridor,  and  the 
Marina  and  Mission  districts. 

The  Planning  Districts  showing  the  highest  concentration  of  housing 
units,  including  all  commercial  and  industrial  zones,  are  the  Mission  with 
5,546  units,  the  Northeast  with  5,458  units,  the  North  of  Market  with  5,058 
units,  and  the  South  of  Market  Planning  District  with  4,754  units. 
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The  1970  land  use  survey  serves  as  a  base  from  which  to  determine  an 
approximate  housing  unit  count  in  commercial  and  industrial  zones.    It  can 
only  provide  an  approximation  since  it  is  based  on  1970  zoning  map  boundaries 
which  have  since  been  modified.    During  the  Residential  Zoning  Study  certain 
commercial  and  industrial  areas  were  reclassified  to  residential  in  the  effort 
to  zone  areas  to  actual  use.    These  changes  occurred  primarily  in  the  South  of 
Market  and  South  Bayshore  planning  districts  where  pockets  of  residential 
development  had  been  zoned  commercial  and  industrial.    These  boundary  changes 
reduce  the  current  number  of  housing  units  in  commercial  and  industrial 
districts  as  compared  to  1970  inventory  figures.    Other  areas,  residential  in 
nature,  with  commercial  activity  at  ground  floor  level  (NCU  status)  were 
reclassified  to  commercial  or  residential -commercial  to  recognize  the  full 
nature  of  these  neighborhoods.    These  reclassifications  add  those  residential 
units  of  the  rezoned  districts  into  the  commercial  housing  inventory.  This 
increases  the  current  number  of  housing  units  in  commercial  districts  as 
compared  to  1970  figures. 

In  addition  to  zoning  map  reclassifications,  other  activities  have 
occurred  causing  changes  in  the  City's  housing  unit  inventory  in  commercial 
and  industrial  zones.    These  include  the  conversion  of  apartment  units  to 
commercial  use,  the  demolition  of  existing  housing  stock,  and  the  construction 
of  new  units. 
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Map  1 . 


LAND    USED    FOR  COMMERCE 

SOURCE       1970     LAND     USE  SURVEY 

PREPARED         BY         THE         SAN         FRANCISCO         DEPARTMENT         OF         CITY  PLANNING 
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Map     2 . 


LAND    USED    FOR  INDUSTRY 

SOURCE       1970     LAND      USE  SURVEY 
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Map  3  . 


COMMUNITY    PLANNING  DISTRICTS 


1.  RICHMOND 

2.  MARINA 

3.  NORTHEAST  RESIDENTIAL- CHINATOWN 

4.  SOUTH  OF  MARKET 
4a.  NORTH  OF  MARKET 

5.  WESTERN  ADDITION 

6.  BUENA  VISTA 

7.  CENTRAL 

7a.  CENTRAL  HILLS 


8.  MISSION 

9.  POTRERO 

10.  SOUTH  BAYSHORE 

11.  BERNAL  HEIGHTS 

12.  OUTER  MISSION 
12a  VISITACION  VALLEY 

13.  OCEAN  VIEW-MERCED-INGLESIDE 

14.  INNER  SUNSET 

15.  OUTER  SUNSET 


000 


CENSUS  TRACTS 


SPECIAL  AREAS 
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CHAPTER  TWO:    APARTMENT  CONVERSIONS  TO  COMMERCIAL  USE  IN  COMMERCIAL  AND 
INDUSTRIAL  DISTRICTS 


Background 

The  current  zoning  provisions  for  commercial  and  industrial  districts 
(C-l,  C-2,  M-l,  M-2,  CM)  allow  full  multi-story  commercial  development  within 
the  permitted  building  envelope.    These  provisions  apply  to  new  construction 
and  to  existing  structures  and  permit  the  conversion  of  existing  upper  story 
resdential  units  to  commercial  use. 

Existing  residential -commercial  (RC)  zoning  provisions  do  not  permit 
commercial  uses  above  the  ground  floor  except  with  conditional  use  approval  by 
the  City  Planning  Commission.    This  provision  provides  the  means  to  protect 
existing  upper  story  housing  units.    However,  the  existing  RC  zoning 
provisions  do  not  contain  specific  criteria  to  facilitate  review  of  upper 
story  commercial  use  applications  in  a  consistent  and  responsive  manner. 

Data  Summary 

Survey  data  indicate  that  approximately  1,000  conversions  of  apartment 
units  to  commercial  use  have  occurred  in  commercial  and  industrial  districts 
over  the  past  ten  years.    The  rate  of  conversions  has  risen  over  these  years 
with  the  total  number  of  apartment  conversions  increasing  as  well  as  the 
number  of  Planning  Districts  affected  by  this  activity. 

The  Planning  Districts  experiencing  the  highest  rate  of  apartment 
conversions  to  date  are  those  abutting  the  Downtown-Civic  Center  area,  major 
thoroughfares,  and  the  more  popular  neighborhood  commercial  districts.    It  is 
important  to  note  that  in  the  outlying  neighborhoods,  those  long  established 
commercial  districts  (particularly  in  the  western  portion  of  the  city)  have 
not  experienced  any  significant  increase  in  apartment  conversions  to 
commercial  use  over  these  past  ten  (10)  years. 

The  C-2  neighborhood  commercial  classification  shows  the  largest  number 
of  conversions  per  single  zone.    However,  this  C-2  classification  includes  a 
wide  range  of  neighborhood  commercial  district  types,  and  as  stated  above,  all 
C-2  districts  have  not  experienced  the  rapid  increase  in  upper  story 
commercial  use.    Neighborhoods  abutting  the  Downtown--Ci vie  Center  area  have 
been  the  most  active  districts  for  conversion,  but  as  these  areas  become 
crowded  and  more  expensive,  businesses  have  begun  to  move  to  the  major 
thoroughfares  and  more  popular  neighborhood  commercial  strips. 

Certain  portions  of  the  C3-G  zone,  specifically  in  the  Chinatown  area  and 
in  the  South  of  Market,  have  shown  some  conversion  activity  over  the  past  ten 
(10)  years.    These  conversions  of  upper  story  units  South  of  Market  have  been 
preceded  by  a  general  rehabilitation  of  many  old  and  unsightly  buildings. 
This  gentrification  has  usually  involved  the  development  of  new  commercial 
ground  floor  storefronts,  particularly  bars  and  restaurants. 

Specific  neighborhoods  which  show  a  significant  number  of  apartment 
conversions  are:    North  Beach-Chinatown  (including  Columbus,  Broadway,  Mason 
to  Montgomery,  Grant,  Stockton,  and  Powell  Streets),  with  147  conversions, 
Union  Street  with  77  conversions,  Frank! in-Gough  corridor  with  63  conversions, 
Castro-Eureka  Valley  with  46  conversions,  Sacramento  Street  with  40 
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conversions,  Inner  Clement  with  30  conversions,  and  Lombard  with  25 
conversions. 

Methodology 

Sidewalk  surveys*  were  used  to  determine  the  extent  of  apartment 
conversions  in  the  commercial  and  industrial  districts  of  the  city  by 
documenting  current  upper  story  commercial  units  by  address.    These  surveys 
were  undertaken  by  Department  of  City  Planning  staff  and  interns  in  January 
through  April  1981. 

These  upper  story  commercial  addresses  were  researched  primarily  through 
a  ten  year  review  of  the  Polk  Business  Directory  to  determine  the  point  of 
conversion  from  residential  to  commercial  use.    The  Polk  Business  Directory  is 
the  result  of  a  yearly  survey  for  all  addresses  in  the  city.    The  Directory 
lists  the  occupancy  of  units  by  address  stating  the  name  and  telephone  number 
of  each  occupant.    Because  the  Polk  Business  directory  has  a  certain  degree  of 
inaccuracy  due  to  a  lack  of  or  erroneous  response  by  addressee,  a  ten  year 
period  was  reviewed  and  checked  for  consistency. 

In  addition  to  the  Polk  Business  Directory  other  resources  were  used  to 
determine  the  last  point  of  residential  occupancy  such  as  the  reverse  phone 
directory,  the  Realdex,  and  for  certain  areas,  the  Central  Permit  Bureau  files. 

The  apartment  units  recently  converted  to  commercial  use  over  these  past 
ten  (10)  years  have  not  been  differentiated  by  legal  or  illegal  status.  This 
information  can  be  obtained  through  the  permit  for  occupancy  filed  at  the 
Centeral  Permit  Bureau;  however,  because  this  report  is  concerned  with  the 
number  of  housing  units  lost  to  commercial  use  and  not  the  legal  status  of 
these  conversions,  this  has  not  been  researched. 

The  precise  impact  of  apartment  conversions  upon  low  and  moderate  income 
households  has  not  been  determined.    Complete  rent  profiles  for  converted 
housing  units  over  this  ten  year  period  are  not  available.    Data  are  limited 
to  annual  real  estate  listings  of  building  costs  and  projected  rents  for 
comparable  properties,  only.    The  practical  difficulties  of  conducting  a 
complete  rent  survey  of  the  1,000  converted  units  would  involve  establishing 
contact  with  displaced  residents  and  requesting  information  from  new  and  prior 
building  owners.    The  task  would  be  time  consuming  and  the  information  both 
incomplete,  and  to  varying  degrees,  inaccurate.    It  is  reasonable  to  assume 
that  given  the  location  and  age  of  the  units,  many  of  the  units  were  within 
the  moderate  income  range  (120%  of  median  income)  at  the  time  of  conversions. 
Whether  they  would  still  be  within  that  range  had  they  remained  in  residential 
use  is  another  question. 


*Sidewalk  Survey  entails  an  observation  of  the  exterior  of  a  building  in 
determining  the  inside  use.    Determination  is  made  by  noting  if  an  advertising 
sign  is  displayed,  printed  on  the  window  or  mailbox  specifically  designating 
professional  or  business  occupancy.    No  entry  is  generally  made  into  the 
building  in  order  to  make  this  judgment. 
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Data  on  Apartment  Unit  Conversion 


Data  on  the  number  of  apartment  conversions  in  C  and  M  zones  per  planning 
district  are  shown  in  the  following  tables,  the  first  of  which  is  a  summary 
table.    The  summary  table  shows  conversions  in  context  of  the  total  housing 
units  in  commercial  and  industrial  zones  (1970)  per  planning  district.  It 
should  be  noted  that  because  the  census  tract  boundaries  divide  major 
commercial  strips  there  is  some  overlap  in  the  census  and  planning  district 
information. 
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Table  3 

Summary  of  Apartment  Unit  Conversions,  1970-1980 


Total  Units  Percent  of  Distribution 

in  C  &  M  Conversions    of  Conversions 

Districts      Conversions      Within  Among 


Planning  District 

in  1970 

1970-1980 

Districts 

Di  stricts 

1.  Richmond 

1  QQQ 
1  ,  OOO 

1  to 

0.  0 

TO  O 
1  O.  £ 

2.  Marina 

C  ,  O  1  D 

1  CI 

1  Ol 

0.  <: 

1  /.  J 

3.  Northeast 

o,  40o 

1  o4 

o.  4 

in  O 

1  y .  o 

4.    ooutn  ot  Market 

4,  /04 

04 

1  .  1 

c  o 
0.  O 

fa.  Norun  or  MarKet 

e.  n^ft 

3,  UDO 

1  9 
1  c 

o 

1  .  O 

o»    wes ucr n  muu i on 

yo 

9  Q 
Cm  y 

i  n  "3 

1  U.  J 

o.    t>uena  vi  sta 

1  ACQ 

i ,  f  oy 

C9 
Oc 

*3  C 
o.  O 

c  c 
0.0 

/a.  uentrai  mi  is 

9ft 

CO 

1 

0.0 

1 

/ ■    uentra i 

ftCQ 

ooy 

7A 

Q  C 
O.  O 

7  Q 

/ .  y 

o.    i*n  ssi  on 

0  j  oto 

7"3 

1  "3 
1  .  O 

7  Q 

9.  Potrero 

404 

0 

0 

0 

10.  South  Bayshore 

1 ,039 

12 

1.2 

1.1 

11.  Bernal  Heights 

507 

6 

1 .2 

1.2 

12.  Outer  Mission 

1,253 

2 

.2 

.2 

12a. Visitacion  Valley 

98 

0 

0 

0 

13.  OMI 

285 

12 

4.2 

1.3 

14.  &  15.  Inner  & 

2,092 

68 

3.2 

7.3 

Outer  Sunset 

36,622 

930 

2.5 

100% 
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Table  3.1 

Richmond  Planning  District  Apartment  Unit  Conversions 


Commercial /Industrial 
District 

Geary  (Masonic-Park 
Presidio) 


Zone        Census  Tracts 

C-2  154,  156,  401 

402,  451,  452 


Approximate  # 
of  Conversions 


27 


(14th-28th  Ave.) 

C-2 

426, 

427, 

476, 

477 

18 

Inner  Clement  (Argue! lo- 
Park  Presidio) 

C-2 

401, 

402 

30 

Outer  Clement  (19th-28th) 

C-2 

426, 

427 

5 

Laurel  Village  (Calif.) 

C-2 

133, 

134 

0 

Sacramento  Street 

C-2/SUD 

133 

40 

Inner  Balboa  (3rd-7th) 

C-l 

451, 

452 

3 

Outer  Balboa  (33rd-39th) 

C-2 

478, 

479 

0 

123 

Table  3.2 

Marina  Planning  District  Apartment 

Unit 

Conversions 

Van  Ness  Avenue 

C-2 

102, 
120, 
130, 
162 

109, 
122, 
131, 

no, 

124, 
151, 

111, 
129, 
160, 

38* 

Lombard 

C-2 

128, 

129 

25* 

Union  Street 

C-2/SUD 

128, 

130 

77 

Chestnut  Street 

C-2 

128 

12 

Fillmore  (Jackson-Bush) 

C-2/SUD 

135, 

152 

9 

161 

*Surveyor  has  noted  that  in  the  last  three  (3)  months  a  number  of 
residential  properties,  both  in  the  Van  Ness  and  Lombard  corridors, 
have  turned  over,  the  premises  vacated,  and  signs  posted  citing 
commercial  space  for  lease. 
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Table  3.3 


Northeast  Residential  Chinatown  Planning  District 
Apartment  Unit  Conversions 

Commerci al /Industri a!  Approximate  # 

District  Zone        Census  Tracts  of  Conversions 

Northbeach-Chinatown  C-2,        104,  106,  107,  112  149* 

(including  North  Beach,  C-3,        113,  114,  115,  119 

Mason  to  Montgomery,  C3G 

Chinatown,  Columbus, 

Broadway 

Polk  (Filbert-Geary)  C-2         109,  110,  111,  120  15 

Polk  (Geary-Civic  Center)  C-2         122,  124  0 

Fisherman's  Wharf,  Em- 
barcadero,  Van  Ness, 

Bay,  Northpoint  20 


184 

*  The  North  Beach-Chinatown  neighborhoods  have  been  severely  impacted 
by  the  expansion  of  downtown  into  the  attractive  and  convenient 
neighborhoods  surrounding  the  financial  district.    The  existing 
wood  frame  structures  in  these  neighborhoods  are  easily  converted 
into  upper  story  office  space.    These  conversions  are  easy  to 
detect  from  the  exterior  of  the  buildings.    However,  other 
buildings  have  been  altered  and  rehabilitated  appearing  to  be 
original  office  buildings.    These  buildings  are  not  easily  detected 
by  the  sidewalk  observer;  therefore,  all  these  types  of  conversions 
might  not  be  documented. 


Table  3.4 

South  of  Market  Planning  District  Apartment  Unit  Conversions 

3rd  Street  -  11th  C3G,  C3R,  176,  C3S  31* 

Street 

Mission,  Howard  &  C3G,  C3R,  176,  C3S  23** 

Fol som 


54 

*    Recent  land  use  survey  results  reveal  that  approximately  54 
conversions  have  occurred  in  this  area.    Surveyor  estimates  that 
the  total  may  be  higher  because  the  conversions  most  common  in 
this  area  are  not  visible  from  the  exterior  of  the  building.  Many 
of  the  light-industrial  shops  use  the  upper  story  flat,  above  the 
storefront,  as  office  and  storage  space. 

**  The  recent  rehabilitation  of  ground  floor  retail  space  on  Howard 
and  Fol som  (esp.  restaurant  space)  include  the  renovation  of  upper 
story  residential  units  into  commercial  space. 
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Table  3.4a 

North  of  Market  Planning  District  Apartment  Unit  Conversions 

Commercial /Industrial  Approximate  # 

Pi  strict  Zone        Census  Tract  of  Conversions 

Larkin-Hyde  Corridor         C-2         120,  122,  124,  121,  12 

123,  125,  117 

Table  3.5 

Western  Addition  Planning  District  Apartment  Unit  Conversions 

Franklin,  Octavia,  C-2         151,  160  10 

Gough,  Laguna  (Calif. - 

Page) 

Franklin/Gough  Corridor  RC-l/SUD*  160,  161,  162  63 
Divisadero  C-2  153,  155,  158,  169  5 

Fillmore  C-2  152,  155,  159,  161  15 

Japan  Center  C-2  0 

Nihomachi  C-2  0 

Hayes  Street  C-2   3 

96 

*   Frankl in-Gough  corridor  was  reclassified  in  June  1980  (interim,  1 
year)  from  a  C-2  and  C-M  zoned  district  to  an  RC-1  SUD  to  protect 
the  existing  housing  units  in  that  area  from  conversions  to 
commercial  use. 

Table  3.6 

Buena  Vista  Planning  District  Apartment  Unit  Conversions 

Commercial /Industrial  Approximate  # 

District  Zone        Census  Tracts  of  Conversions 

Haight  Street  C2/SUD     166  15 

Cole  Street  RC-1        171  0 

Haight  (Scott-Buchanan)     C-2         168  2 

Market  Street  (Castro-      C2/SUD     168,  169,  201,  202,  35 
Waller)  203 
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Table  3.7 

Central  Planning  District  Apartment  Conversions 

Castro  Street-  C-2/SUD  205,  206  46 
Eureka  Valley 

24th-Noe  Valley  RC-l/SUD  212,  213  28 

Church  Street  RC-1        211  0 


74 

Table  3.7a 

Central  Hills  Planning  District  Apartment  Unit  Conversions 
Glen  Park  C-2         217  1 

1 

Table  3.8 

Mission  Planning  District  Apartment  Unit  Conversions 

Mission  Street  C-2         201,  208,  209,  25 

Valencia  (Army-14th  St.)  201,  202,  207,  210  18 

16th  Street  202,  203  6 

24th  Street  (Valencia-  209,  210  11 

Potrero) 

24th  Street  (Potrero-  227  7 

Vermont) 

20th  Street  207,  208  _6 

73 
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Table  3.9 

South  Bayshore  Planning  District  Apartment  Unit  Conversions 

Commerc i al / 1 ndu s tr i a 1  Approximate  # 

Pi  strict                         Zone        Census  Tracts  of  Conversions 

Third  Street                     C-2          230,  231,  608,  609  12 

Bayshore  Blvd.                  C-2         230  0 
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Table  3.10 

Bernal  Heights  Planning  District  Apartment  Unit  Conversions 
Mission  (Army-Randall)       C-2         209,  253,  254  5 
Cortland  C-2  252,  253,  254  1 

Brazil  RC-1  0 


Table  3.11 

Outer  Mission  Planning  District  Apartment  Unit  Conversions 

Mission  (S.  Freeway  to  255,  256,  260,  261,  0 

County  Line)  262,  263 

Ocean  (San  Jose  to  C-2  1 
Ostega) 

San  Bruno  Avenue  C-2  1 

Geneva  C-2  263  0 
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Table  3.12 

Visitacion  Valley  Planning  District  Apartment  Unit  Conversions 

Commercial /Industrial  Approximate  # 

Pi  strict  Zone  Census  Tract  of  Conversions 

Lei  and  Avenue  C-2  129  0 

Planning  District  13.  CM 

Ocean  Avenue  C-2  255,  310,  311  ,  312  7 

Monterey  C-l  5 

19th  C-2  0 


12 


Table  3.13 

Inner  and  Outer  Sunset  Planning  District  Apartment  Unit  Conversions 

Irving                              C-2         301,  302,  326  25 

West  Portal                       C-2          306,  308  10 

Taraval                             C-2         304,  308,  328,  329,  10 

330 

Noriega                            C-2         303,.  328,  329  5 

Judah                              C-2         301  11 

Miraloma                          C-2  2 

SI  oat                               C-2          308,  309,  330,  331  4 


68 
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CHAPTER  THREE:    IMPACTS  OF  APARTMENT  CONVERSIONS  TO  COMMERCIAL  USE 


Over  the  past  ten  years,  the  conversion  of  apartment  units  to  commercial 
use  has  occurred  primarily  in  thriving  commercial  areas,  neighborhoods 
adjacent  to  downtown,  major  transit  corridors  and  the  highly  popular 
neighborhood  shopping  strips.    The  neighborhood  commercial  districts  in 
outlaying  portions  of  the  city  do  not  reflect  this  demand  for  the  upper  story 
office  space.    Over  these  past  ten  (10)  years,  little  change  has  occurred  on 
streets  such  as  Taraval,  Noriega,  Balboa,  Ocean,  San  Bruno,  Monterey,  Outer 
Mission  and  many  others.    In  fact,  there  are  commercial  strips  with  ground 
floor  space  available  to  rent  immediately.    However,  the  recent  demand  for 
office  space,  inflated  property  values  and  the  constraints  on  new  building 
development  could  cause  a  possible  spillover  of  conversion  activity  into  these 
less  impacted  sections  of  the  city.    This  effect  will  be  contingent  upon  the 
growth  in  downtown  development  and  a  new  supply  of  office  space  to  meet  that 
demand. 

QUESTION  1 

"What  is  the  social ,  economic  and  physical  impact  of  such  conversions 
upon  the  low-  and  moderate-  income  households  which  comprise  a  significant 
portion  of  the  residents  of  apartment  units?   These  groups  shall  include  but 
not  be  limited  to,  the  elderly,  the  disabled,  minorities,  single  heads  of 
households  with  minor  children  and  other  persons  with  limited  economic 
resources.": 

RESPONSE 

Social  Impacts 

The  conversion  of  apartment  units  to  commercial  use  could  displace 
residents  from  the  convenient  proximity  of  neighborhood  serving  shopping 
facilities  and  easy  access  transportation. 

Displacement  is  a  social  concern  affecting  all  households.  Apartment 
unit  conversions  to  commercial  use  depletes  the  city's  available  housing 
stock,  increasing  the  competition  for  remaining  residential  units.  Displaced 
residents  are  forced  to  relocate  often  at  higher  rents.    These  residents  must 
cope  with  the  problems  of  finding  a  new  home,  moving  and  adjusting  to  a  new 
locale. 

Economic  Impact 

The  existing  buildings  in  neighborhood  commercial  districts  house  some  of 
the  cheapest  and  non-subsidized  rental  apartment  units  in  the  city.  These 
wood  frame  structures  are  also  the  most  attractive  for  conversion  to 
commercial  use.    Rehab  work  is  minimal  and  commercial  occupancy  can  occur 
immediately.    The  conversions  of  these  units  result  in  a  depletion  of  housing 
stock  which  cannot  be  replaced  in  new  residential  building  due  to  the  high 
costs  involved  in  new  construction. 

Physical  Impact 

The  continued  conversion  of  apartment  units  to  commercial  use  would 
result  in  a  loss  of  the  traditional  residential  commercial  mix  on  these 
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neighborhood  commercial  strips.    This  mix  is  beneficial  to  both  the  resident, 
who  finds  convenient  shopping  services  in  the  neighborhood,  and  the  merchant 
who  is  presented  with  a  convenient  market  to  serve. 

Depending  upon  the  intensity  of  commercial  use,  the  upper  story 
commercial  conversion  could  result  in  added  congestion  in  these  neighborhoods, 
impacting  both  the  residential  and  retail  populations. 

QUESTION  2 

"What  is  the  impact  that  such  conversions  will  have  upon  the  total  stock 
of  low  and  moderate  income  housing  in  the  City  and  County  of  San  Francisco  as 
a  whole  as  well  as  the  impact  upon  the  areas  in  which  the  units  in  question 
are  located?": 

RESPONSE 

This  report  has  not  studied  the  impacts  of  apartment  conversions  upon  the 
low  and  moderate  income  households  in  San  Francisco  because  of  the  practical 
difficulties  entailed  in  a  complete  and  accurate  rent  survey  of  these  1,000 
converted  units  over  these  ten  years.    The  detailed  information  to  make  a 
definitive  determination  on  impact  is  not  available.    However,  it  has  been 
observed  and  documented  in  the  Franklin-Gough  corridor  that  conversions  of 
apartment  units  to  commercial  use  have  eliminated  some  low  and  moderate  income 
apartment  units.    These  conversions  have  impacted  the  supply  of  low  and 
moderate  income  units  in  that  area.    Furthermore,  given  the  location  and  age 
of  the  units,  it  is  reasonable  to  assume  that  many  of  the  units  were  in  the 
low/moderate  income  range  at  the  time  of  conversion. 

All  apartment  conversions  impact  the  supply  of  residential  units  in  San 
Francisco  indirectly,  as  they  continue  to  deplete  the  supply  available  to 
renters,  which  could  result  in  increased  competition  and  higher  rents. 

This  increased  competition,  higher  rents  and  displacement  of  low  and 
moderate  income  renters  could  continue  even  with  the  prohibition  of  apartment 
conversions  unless  a  new  supply  of  housing  is  built  to  meet  the  growing  demand 
to  live  in  San  Francisco.    Moderate  priced  rental  units  will  become  high 
priced  residential  units  as  fast  as  vacancy  decontrol  permits. 

QUESTION  3 

"What  would  be  the  impact  of  prohibition  of  the  conversion  of  apartment 
units  to  commercial  use  unless  replacement  housing  units  are  provided  on  a  one 
for  one  basis?": 

RESPONSE 

The  prohibition  of  apartment  conversions  to  commercial  use,  unless 
replacement  housing  is  provided  on  a  one  for  one  basis,  would  provide  the 
means  to  maintain  the  number  of  available  housing  units.    However,  this 
replacement  requirement  could  not  assure  the  preservation  of  low  and  moderate 
income  rental  stock  unless  the  new  units  were  subsidized  or  rents  tied  to  that 
of  the  converted  unit. 

This  replacement  requirement  could  result  in  a  complete  moratorium  on  any 
future  conversions  because  the  high  price  of  new  residential  construction 
would  deter  most  small  businesses  from  attempting  projects  of  this  type. 
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Discussion  with  representatives  of  merchant  organizations  during  the 
course  of  this  study  reveal  they  have  the  following  concerns  about  the  impact 
controls  on  vertical  commercial  expansion  may  have  in  the  small  business 
community: 

The  small  business  community  views  the  C-l  and  C-2  neighborhood 
commercial  zones  as  the  only  locations  where  the  retail  merchant  or 
professional  can  set  up  a  new  business.    Already  constrained  by  the  set 
horizontal  zoning  boundaries  the  vertical  restrictions  would  present  new 
difficulties. 


The  ground  floor  space  on  the  commercial  strip  is  intended  for  retail 
frontage  to  encourage  a  continuous  flow  of  shopping  traffic.    This  visual 
pattern  is  destroyed  when  the  professional  offices  begin  to  compete  for 
ground  floor  space. 

The  competition  for  limited  ground  floor  space  would  result  in  an 
increase  in  already  high  rents,  especially  in  the  more  popular 
neighborhood  commercial  districts. 

The  use  of  upper  story  space  by  professionals  is  seen  as  a  benefit  to 
the  commercial  street.    The  influx  of  new  clients  into  the  neighborhood 
could  stimulate  new  street  traffic  and  shopping  patterns. 

The  current  conditional  use  review  process  is  seen  as  cumbersome  and 
an  added  deterrent  to  new  business  in  the  neighborhood  commercial 
districts.    Bureaucratic  controls  can  be  time  consuming  and  expensive  to 
the  new  business  person  setting  up  a  storefront  or  office. 

A  prohibition  on  apartment  conversion  would  encourage  the  competition 
of  displaced  downtown  businesses  with  existing  ground  floor  neighborhood 
commercial  businesses.    This  would  result  in  the  displacement  of 
neighborhood  businesses. 
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APPENDIX 


Housing  Unit  Inventory  Methodology 

The  Department  staff  in  an  attempt  to  gauge  the  impact  of  apartment 

conversions  on  the  City's  housing  supply  found  in  necessary  to  first  determine 

the  extent  and  rate  of  conversion  activity  in  these  commercial  and  industrial 
areas  over  a  set  period  of  time. 

A  base  figure  establishing  the  total  number  of  housing  units  in  these 
zones  was  determined  to  calculate  the  percentage  of  units  which  had  been 
converted.    The  only  available  resource  which  breaks  out  housing  unit  data  by 
zone  is  the  Land  Use  Survey  Report  which  is  based  on  the  1970  census  data. 
These  data  are  based  on  the  1970  zoning  map  boundaries  which  have  since  been 
modified  over  the  past  10  years.    This  material  is  presented  in  the  following 
tables. 

A  survey  of  the  commercial  and  industrial  districts  was  conducted  to 
document  the  number  of  apartment  conversions  to  commercial  use  in  all 
commercial  and  industrial  districts.    This  survey  was  based  on  1980  zoning  map 
boundaries.    These  1980  boundaries  are  not  identical  to  the  1970  zoning  map 
picture,  therefore  a  margin  of  error  surfaces  in  determining  the  calculations 
for  percentage  of  conversions  over  the  10  year  period  in  all  commercial  and 
industrial  districts.    Over  that  10  year  period  certain  districts  have  been 
reclassified  and  no  longer  are  identified  as  commercial  or  industrial. 

However,  Department  staff,  realizing  this  margin  of  error,  completed  an 
initial  survey  determining  the  extent  of  map  reclassification  over  the  10  year 
period  and  the  impact  of  this  on  the  survey  results.    Staff  found  that  the 
areas  which  had  been  reclassified  during  this  time  are  not  areas  in  which 
significant  apartment  conversions  have  occurred.    Therefore,  the  margin  of 
error  is  a  small  one.    The  most  significant  change  would  be  noticed  in  the 
total  number  of  housing  units  now  existing  in  commercial  and  industrial 
districts.    As  a  result  of  the  map  reclassifications,  commercial  areas  have 
been  zoned  residential  to  recognize  actual  use.    This  change  is  not  more  than 
one  percent.    A  more  thorough  study  of  the  variables  affecting  housing  unit 
totals  over  the  10  year  period  could  have  been  done  given  time  and  staff 
coverage.    However  because  the  concern  that  the  Board  expressed  was  explicitly 
to  determine  the  impact  of  apartment  units  to  commerical  use  certain  shortcuts 
were  determined  necessary  to  produce  this  report. 
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Distribution  of  Housing  Units  by  C  &  M  Zones  and  Census  Tracts  in 
Planning  District  (1970)" 

Table  4.1    Richmond  Planning  District 

Number  of  Housi  ng 
Number  of  Housing  Units        Units  in  C  &  M  Zones 
Census  Tracts  in  C  &  M  Zones  by  Census  Tract 


C-l  C-2 


135 

334 

354 

154 

117 

117 

156 

20 

20 

401 

49 

174 

225 

402 

230 

230 

426 

59 

96 

155 

427 

133 

97 

230 

451 

82 

22 

104 

452 

34 

121 

155 

476 

84 

84 

477 

92 

92 

478 

105 

105 

479 

21 

18 

39 

378 

1,510 

1,888 

Table  4.2    Marina  Planning  District 

Number  of  Housing 
Number  of  Housing  Units        Units  in  C  &  M  Zones 
Census  Tracts  in  C  &  M  Zones  by  Census  Tract 


C-l  C-2 


126 

91 

91 

127 

138 

138 

128 

559 

559 

129 

801 

801 

130 

538 

538 

131 

45 

45 

134 

16 

93 

109 

135 

1 

334 

335 

~T7 

2,599 

2,616 
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Table  4.3  Northeast 

Number  of  Housing 
Number  of  Housing  Units        Units  in  C  &  M  Zones 
Census  Tracts  in  C  &  M  Zones  by  Census  Tract 

In  C  Districts       In  R  Districts 


p  1 

C-l 

p  o       p  on 

P  OP 

Lob 

DA P         D  CP 

i  m 
I  01 

A  70 

ATX 
'Mo 

i  no 
1  02 

one 

CVD 

one 

CUD 

^  no 
1  Uo 

OQ 

Jo 

104 

121 

121 

1  uo 

1  07 
1  u  / 

1  37 

833 

(J  «J  -J 

108 

325 

109 

34  516 

550 

no 

396 

337 

59 

111 

638 

119 

519 

113 

418 

59  107 

370 

114 

674 

337 

679 

115 

36 

31 

67 

116 

458 

118 

51 

523 

534 

119 

898 

34  4,760 

82 

582  1,483  1,235 

5,468 

Table  4.4   South  of  Market 

Number  of  Housing 
Number  of  Housing  Units        Units  in  C  &  M  Zones 
Census  Tracts  in  C  &  M  Zones  by  Census  Tract 


CM 

C3G 

C3S 

Ml_  M2 

176 

44 

11 

834 

889 

178 

24 

24 

2,956 

471 

5,475 

179 

7 

94 

101 

180 

173  116 

289 

68 

35 

3,797 

738  116 

4,754 
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Table  4.5    North  of  Market 


Number  of  Housing 
Number  of  Housing  Units  Units  in  C  &  M  Zones 

Census  Tracts  in  C  &  M  Zones  by  Census  Tract 


In  C  Districts    In  R  District 


C-2 

C30 

C3G 

R5C 

117 

27 

357 

384 

120 

585 

1,490 

585 

121 

366 

2,168 

366 

122 

992 

2,252 

992 

123 

646 

1,171 

646 

124 

422 

981 

1,071 

1,403 

125 

682 

284 

682 

1,999 

673 

2,386 

8,436 

5,058 

Table  4.6   Western  Addition 

Number  of  Housing 

Number  of  Housing  Units  Units  in  C  & Jjj  Zones 

Census  Tracts                  in  C  &  M  Zones  by  Census  Tract 

C-2        C-M  C3-G 

151  177  177 

152  160  160 

153  184  184 
155                    253  253 

157  70  70 

1 58  485  485 

159  33  33 

160  191  191 

161  102        282  384 

162  988          66          33  1,087 

163  23  23 

164  81  81 

165  150  150 

27597"    ~JW  ~JT 
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Table  4.7    Buena  Vista 

Number  of  Housing 
Number  of  Housing  Units        Units  in  C  &  M  Zo'nes 
Census  Tracts  in  C  &  M  Zones  by  Census  Tract 

C-2  C-M 

166  321  321 

167  111  111 

168  437  437 

169  184  367  804 
171                     39  39 

T7092         ~^67  17433 


Table  4.8  Central 


Number  of  Housing 

Number  of  Housing  Units  Units  in  C  &  M  Zones 

Census  Tracts          in  C  &  M  Zones  by  Census  Tract 

C-1  C-2 

203                                     254  254 

205  103  103 

206  107  107 

21 1  49  49 

21 2  57  57 

213  52  52 

214  172  172 

215  65  65 

65           ~794  ~~m 


Table  4.9    Central  Hills 

Number  of  Housing 

Number  of  Housing  Units  Units  in  C  &  M  Zones 

Census  Tracts          in  C  &  M  Zones  by  Census  Tract 

C-2 

21 8                            28  28 

28  2S 


27 


Table  4.10  Mission 


Number  of  Housing 
Number  of  Housing  Units  Units  in  C  &  M  Zones 

Census  Tracts  in  C  &  M  Zones  by  Census  Tract 


C-l  C-2 

CM 

Ml 

M2 

177 

289 

344 

1 

634 

201 

1,378 

1,378 

202 

152 

116 

268 

207 

78 

112 

190 

208 

881 

231 

1,112 

209 

1,032 

1,032 

210 

185 

185 

228 

61 

118 

194 

373 

229 

6  2 

360 

2 

574 

6  2,749 

2,250 

540 

1 

5,546 

Table  4.11  Potrero 

Number  of  Housing 
Number  of  Housing  Units        Units  in  C  &  M  Zones 
Census  Tracts  in  C  &  M  Zones  by  Census  Tract 

C-l        C-2       CM      Ml  M2 

226  4  181  185 

227  7  94  15  30  72  218 
607  1  1 

TT        9?       T5      30  ~~ 2~S4~  404" 
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Table  4.12    South  Bayshore 

Number  of  Housing 
Number  of  Housing  Units  Units  in  C  &  M  Zo'nes 

Census  Tracts  in  C  &  M  Zones  by  Census  Tract 


C-l 

C-2 

CM 

Ml 

M2 

230 

27 

199 

41 

79 

346 

231 

1 

85 

15 

101 

232 

17 

9 

26 

233 

91 

32 

123 

234 

8 

16 

9 

18 

51 

608 

33 

36 

2 

609 

9 

27 

56 

610 

276 

4 

5 

285 

321 

327 

168 

221 

2 

1,039 

Table  4.13   Bernal  Heights 

Number  of  Housing 
Number  of  Housing  Units         Units  in  C  &  M  Zones 
Census  Tracts  in  C  &  M  Zones  by  Census  Tract 


C-l 

C-2 

CM 

251 

3 

5 

8 

252 

32 

82 

7 

121 

253 

195 

195 

254 

183 

183 

35 

460 

12 

507 
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Table  4.14   Outer  Mission 


Number  of  Housing 

Number  of  Housing  Units 

Units  in  C  &  M  Zor 

Census  Tracts 

in  C 

&  M  Zones 

by  Census  Tract 

C-l 

C-2 

255 

cb 

1  1  0 

141 

coo 

7 

13 

on 

CO/ 

2 

214 

C  \  D 

258 

8 

8 

260 

4 

179 

183 

261 

207 

207 

262 

88 

74 

162 

263 

72 

244 

316 

m 

1,054 

1,253 

Table  4.15    Visitacion  Valley 

Number  of  Housing 
Number  of  Housing  Units        Units  in  C  &  M  Zones 
Census  Tracts  in  C  &  M  Zones  by  Census  Tract 

C-l  C-2 

264  73  25  98 


Table  4.16  OMI 

Number  of  Housing  Units     Number  of  Housing  Units  in 

Census  Tract        by  Zone  in  C  &  M  Zones  C  &  M  Zones  by  Census  Tract 

309  1  10  11 

31 0  24  24 

311  87  28  115 

312  57  57 

313  1  29  30 

314  45  3  48 

~m  ~ W  ~7B5" 
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Table  4.17    Inner  Sunset 


Number  of  Housing 

Number  of  Housing  Units  Units  in  C  &  M  Zones 

Census  Tracts           in  C  &  M  Zones  by  Census  Tract 

C-1  C-2 

301  1                37  38 

302  565  565 

303  7                 1  8 

304  102  102 
306  25  25 
308                    49              130  179 


~5"6  ~ 837  ~m 


Table  4.18    Outer  Sunset 

Number  of  Housing 

Number  of  Housing  Units  Units  in  C  &  M  Zones 

Census  Tracts          in  C  &  M  Zones  by  Census  Tract 

C-1  C-2 

326  10              134  144 

327  72  72 

328  256  256 

329  1                91  92 

330  55              193  248 

351  137  137 

352  38                45  83 

353  61 

354  43                63  106 
3T7             782  1,199 
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